Technical Memorandum

To:  Zaid Afanan, DNJ Construction & Engineering, Inc.

From: Marc Mizuta, Mizuta Traffic Consulting
Date:  August 19,2025 08/19/25

Re:  Trip Generation and VMT Screening Analysis for the Proposed Meadowbrook Marketplace
Retail Project

Mizuta Traffic Consulting (MTC) has prepared this memo summarizing the estimated trip
generation and determining if the proposed project located at 27410 Highway 74 in Riverside
County, CA would result in any significant transportation impacts. Senate Bill 743 (SB 743) was
approved in 2013 and changes the way transportation impacts are measured under the California
Environmental Quality Act (CEQA). The Office of Planning and Research (OPR) has
recommended the use of vehicle miles travelled (VMT) as the required metric to replace the
automobile delay-based LOS. The VMT assessment is required to satisfy CEQA guidelines that
utilizes VMT as the required metric to determine transportation impacts. The VMT assessment
was based on the criteria outlined in the County of Riverside Transportation Analysis Guidelines for LOS
and VMT, December 2020 (County’s TAG).

PROJECT DESCRIPTION
The Project will construct a 16-pump fueling station and a 7,243-square-foot country store, 11,000
square feet of retail, a 2,064-square-foot fast-food restaurant with a drive-through, and a car wash.

TRIP GENERATION

Trip generation represents the amount of traffic produced by a development. Determining the
trip generation for a specific project is therefore based upon forecasting the amount of traffic that
is expected to be attracted to and produced by the specific land use of a given development. For
the project, trip generation rates published by the Institute of Transportation Engineers (ITE) Trip
Generation Manual, 11th Edition were applied to the proposed use to determine the traffic generation
characteristics of the site. The ITE Trip Generation Manual is a nationally recognized source for
estimating site specific trip generation.
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Table 1 summarizes the weekday trip generation rates and calculations. As shown in the table,
the Project is estimated to generate 2,753 daily trips (ADT), including 212 AM peak-hour trips
and 241 PM peak-hour trips

After applying pass-by trip reductions, the net total for the Project is estimated at 2,915 ADT, with
222 trips during the AM peak hour and 254 during the PM peak hour.

Table 1: Project Trip Generation
TRIP GENERATION CALCULATIONS

PM PEAK
Land Use Amount ADT In Out Total

g&?:fgfsnsc;ﬂon 16 vip 5532 | 253 | 253 | 506 | 216 | 215 431

Less Passby (AM ¢ Daily-76%, PM-75%)* 4177 | -193 | -192 -385 -162 -161 323
Fast-Food
Restaurant w/Drive- 2.064 kst 965 48 45 93 36 33 69
Through Window

Less Passhy (AM-50%, PM-55%, Daily-53%)*> -507 -24 -23 -47 -20 -18 -38
Strip Retail | 11.000  ksf 599 16 10 26 37 36 73

Less Passhy (AM, PM, ¢ Daily-40%)>> -240 -6 -4 -10 ‘15 -14 -29
Carwash | 1 tunnel 775 20 19 39 39 39 78

Less Passby (AM, PM, ¢ Daily-25%)>* -194 -5 -5 -10 -10 -10 -20
Total Driveway Trips 7,871 337 327 664 328 323 651

Less Passby -5,118 -228 -224 -452 -207 -203 -410
Net Project Traffic 2,753 109 103 212 121 120 241

ksf: 1,000 square feet, vip: vehicle fueling positions

L. The trip rates for the project’s land use are based on the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition.
2. The passby trip rates are based on the Institute of Transportation Engineers (ITE) Trip Generation Manudl, 11th Edition.

3. The daily passby trip rate was estimated by the average of the AM & PM peak-hour passby rates.

4. There are no published passby trip rates for a Carwash land use. The passby trip rates were estimated at 25%.

SCREENING CRITERIA

According to the County’s TAG, there are seven screening criteria that can be applied to effectively
screen projects from VMT project-level assessments. The purpose is to screen out projects that
are presumed to have a non-significant transportation impact based on facts of a project and to
avoid unnecessary analysis and findings that would be inconsistent with the intent of SB 743. The
following lists the various screening criteria:

Small Projects

Projects Near High Quality Transit
Local-Serving Retail

Affordable Housing

Local Essential Service

Map Based Screening
Redevelopment Projects
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If the project meets any of the screening criteria above, they are presumed to not have a significant
impact and are screened out from completing additional VMT analysis.

SMALL PROJECTS

As described in the County’s TAG, this criteria applies to projects with low trip generation per
existing CEQA exemptions or based on the County Greenhouse Gas Emissions Screening Tables,
result in a 3,000 Metric Tons of Carbon Dioxide Equivalent (MTCO2e) per year screening level
threshold. The following list provides additional details on the land uses applicable to the project:

e Retail buildings with area less than or equal to 60,000 sf
The Project satisfies the criteria above.

As a result, the Small Projects screening threshold is met.

PROJECTS NEAR HIGH QUALITY TRANSIT

As described in the County’s TAG, this criteria applies to projects where high quality transit
provides a viable option for many to replace automobile trips resulting in an overall reduction in
VMT. The following list provides additional criteria that would need to be satisfied:

e [Located within a 0.5 mile of an existing major transit stop

e Maintains a service interval frequency of 15 minutes or less during the morning and
afternoon peak commute periods

Riverside Transit Agency (RTA) provides service to the study area with Route 9. However, the
service interval frequency is 60 minutes during the morning and afternoon peak periods.

As a result, the Projects Near High Quality Transit screening threshold is not met.

LOCAL-SERVING RETAIL

As described in the County’s TAG, this criteria applies to projects with new local-serving retail and
has been determined that a reduction of VMT occurs by shortening trips. The following list
provides additional criteria that would need to be satisfied:

e No single store on-site exceeds 50,000 sf
e Project is local-serving as determined by the Transportation Department

The Project’s retail land uses includes a 7,243 sf country store, 11,000 sf retail, and 2,064 sf fast-
food restaurant with a drive-through.

As a result, the Local-Serving Retail screening threshold is met.
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AFFORDABLE HOUSING

As described in the County’s TAG, this criteria applies to projects where lower-income residents
make fewer trips on average and results in lower VMT overall. The following list provides
additional criteria that would need to be satisfied:

e A high percentage of affordable housing is provided as determined by the Riverside
County Planning and Transportation Departments

The Project does not contain any affordable housing units.

As a result, the Affordable Housing screening threshold is not applicable.

LOCAL ESSENTIAL SERVICE

As described in the County’s TAG, this criteria applies to projects where the introduction of new
Local Essential Services shortens non-discretionary trips by putting those goods and services
closer to residents, resulting in an overall reduction in VMT.

The Project does not contain any land uses that are local essential services.

As a result, the Local Essential Service screening threshold is not applicable.

MAP-BASED SCREENING
As described in the County’s TAG, this criteria only applies to residential and office projects.

The WRCOG VMT Screening Tool was used for this screening. The project is located in TAZ
2720. The County’s VMT/Resident is 18.0. The Project’s TAZ VMT/Resident is 22.7, which is
25.8 percent higher than the threshold.

As a result, the Map-Based screening threshold is not met.

REDEVELOPMENT PROJECTS

As described in the County’s TAG, this criteria applies to projects where projects with lower VMT
than existing on-site uses can be presumed to have a non-significant impact.

The Project site is vacant and is not considered a redevelopment project.

As a result, the Redevelopment Projects screening threshold is not applicable.

CONCLUSION

Based on the review of the applicable VMT screening thresholds, the Project satisfies the Small
Projects and Local-Serving Retail screenings and is presumed to result in a less than a significant
VMT impact. As such, no additional VMT analysis is required or recommended.
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ATTACHMENTS

e Site Plan
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Assessor Parcel Number (APN) 349080066

Traffic Analysis Zone (TAZ) 2720

Community Region Unincorporated/Not a city

Inside a Transit Priority Area (TPA) No
TAZVMT 22.7

Jurisdiction VMT 18

% Difference 25.8%

VMT Metric  PAVMT Per Resident

Threshold 18

Completely within a TPA? No (Fail)

Within a low VMT generating TAZ? No (Fail)





